
 

 

  

FINAL FINDINGS AND DECISION BY THE DESIGN 
COMMISSION RENDERED ON August 31, 2017  

 

The Design Commission has approved a proposal in your neighborhood. This document is only 
a summary of the decision. The reasons for the decision , including the written res ponse to the 

approval criteria and to public comments received on this application,  are included in the 

version located on the BDS website http://www.portlandonline.com/bds/index.cfm?c=4642 9. 

Click on the District Coalition then scroll to the relevant Neighborhood, and case number. If 

you disagree with the decision, you can appeal. Information on how to do so is included at the 

end of this decision.  
 

CASE FILE NUMBER : LU  16 -283373  DZM     
 PC # 16 -201977  

Block 42 & 45 SOWA  
 

BUREAU OF DEVELOPMENT SERVICES STAFF :  Jeffrey Mitchem  503 -823 -7011  / 

Jeffrey.Mitchem@portlandoregon.gov  

 

GENERAL INFORMATION  
 

Applicant:  Tim Grinstead | GBD Architects Inc  

1120 NW Couch St Suite 300  

Portland, OR 97209  
 

Owner:  Tom Dichiara | Cairn Pacific, LLC  

1015 NW 11th Ave, #242  

Portland, OR 97209  

 
Site Address:  Blocks 42 & 45 SOWA, bounded by SW River Pkwy / SW Lane St / SW 

Abernathy St / SW Lowell St / SW Bond St  

 

Legal Description:  TL 300 7.68 ACRES, SECTION 10 1S 1 E;  TL 400 2.15 ACRES, SECTION 

10 1S 1E  

Tax Account No.:  R991100600, R991100610, R991100600  
State ID No.:  1S1E10DB  00300, 1S1E10DB  00400, 1S1E10DB  00300  

Quarter Section:  3430  

Neighborhood:  South Portland NA., contact Jim Gardner at 503 -227 -2096.  

Busines s District:  South Portland Business Association, contact 

info@southportlanddba.com.  
District Coalition:  Southwest Neighborhoods Inc., contact Sylvia Bogert at 503 -823 -4592.  

Plan District:  Central City - South Waterfront  

Zoning:  CXdg, Central Employment wit h a Design and Greenway Overlay  

Case Type:  DZM, Design Review with Modifications  

Procedure:  Type III, with a public hearing before the Design Commission.  The 

decision of the Design Commission can be appealed to City Council.  
 

 

http://www.portlandonline.com/bds/index.cfm?c=46429
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Proposal:  

The subject site a s defined by ownership, features four city blocks ð Blocks 41, 42, 44 and 45 ð 

in the South Waterfront Sub District to Portlandõs Central City. The subject of this land use 

review is development proposed on Blocks 42 and 45 separated from the Willamette Ri ver 

Greenway by Blocks 41 and 44 which have received land use review approval (LU16 -283375 

DZM). Because Block 42 and Block 45 are outside of the Greenway overlay, no Greenway 

Review is triggered . The proposal is for two seven -story mixed -use buildings on Blocks 42 and 

45 consisting of the following primary program components (quantities approximate):  

 

Block 42 (50,600 square foot site)  

Á Building Height ð 7 stories, 82õ max (325õ allowed per 33.510.205.G). 

Á Floor Area Ratio ð 4.1 :1, 206,792 gross square feet (9:1 max allowed with bonus ). 

Á Market Rate Apartments ð 206 units (4 at -grade walk up apartments oriented to SW 

Lane St).  

Á Retail ð 9,000 square feet, oriented to SW Bond St and SW River Pkwy.  

Á Parking/Loading ð Accessed via SW Lane St, 156 auto parking stal ls (no minimum 

required), 310 long -term bike parking stalls. Loading ð two Standard B (18õLx9õWX10õH) 

provided/required accessed via SW Abernathy St.  

Á Residential Lobby ð Center of block at SW Bond St.  

Block 45 (68,366 square foot site)  

Á Building Height ð 7 stories, 84õ max (325õ allowed per 33.510.205.G). 

Á Floor Area Ratio ð 4.3:1, 291,574 gross square feet ( 9:1 max allowed with bonus ). 

Á Market Rate Apartments ð 313 units (12 at -grade walk up apartments and 3 live -work 

units at the southeast and southwest corn ers of the site).  

Á Retail ð 5,000 square feet, northwest and southwest corners of block.  

Á Parking/Loading ð Accessed via SW Abernathy St, 200 auto parking stalls (no minimum 

required), 475 long -term bike parking stalls proposed. Loading ð two Standard B 

(18õLx9õWX10õH) provided/required accessed via SW Abernathy St.. 

Á Residential Lobby ð Northwest corner of block at SW Abernathy St and SW Bond St.  

 

Modifications (4):  

The following four (4) Modifications to standards are requested:  
(1)  33.266.130.F. to allow  Tandem Parking without an attendant;  

(2)  33.266.220 Bicycle Parking Standards to allow reduced spacing for vertically staggered 

racks ð 18ó propose, 24ó required;  

(3)  33.510.215 Required Building Lines to allow increased building setback for plaza spa ce 

ð buildings must extend to within 12õ of the street lot line for at least 75% of the lot line, 
25% proposed on SW River Pkwy and 62% proposed on SW Bond St; and,  

(4)  33.130.215 Maximum Building Setback to allow increased building setback for plaza 

space ð Standard 1: At least 50 percent of the length of the ground level street -facing 

façade of the building must be within the maximum setback; Standard 2: 100 percent 

of the length of the ground level street -facing façade of the building must be within th e 

maximum setback. At Block 45, the request is for building setbacks greater than 10õ at 
SW Bond Avenue and at SW River Parkway. The setback varies as the building footprint 

moves in and out across the east and west frontages. At Block 42, the request is f or 

building setbacks greater than 10õ at SW Bond Avenue faade, specifically at the 

residential lobby.  

 
Design Review is necessary because the proposal is for new construction in a Design 

Overlay zone.  
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A concurrent Land Division Review  (LU 17 -160442) is being processed concurrently with this 

subject Land Use Review (public review period closed on July 21, 2017). The applicant is 
proposing to subdivide an approximately 9.83 acre site to create 4 lots (two of which are the 

subject of this Land Use Review), public streets and 2 greenway tracts. The lots will range in 

size from 50,600 to 81,780 square feet.  The greenway tracts (Tracts A and B) include the 

Willamette River Greenway area, a strip of land that runs along the Willamette River and 

extends 100 feet  landward from the top of the river bank, is under review .  

 
Approval Criteria:  

In order to be approved, this proposal must comply with the approval criteria of Title 33, 

Portland Zoning Code.  The applicable approval criteria are:  

 

Á Central City Fundament al Design 
Guidelines  

Á Modification Considered Through 
Design Review ð Section 33.825.040  

 

ANALYSIS  
 

Site and Vicinity:  The Block 42 site is bordered to the north by a private Greenway  

accessway at SW Lane Street and to the south by a new dedicated street , SW Abernethy Street, 

and is bordered to the west by SW Bond Avenue and SW River Parkway to the east, a parking 

access restricted street. The Block 45 site is directly to the south of Block 42, with the new 

dedicated SW Abernethy Street separating the two  lots, and is bordered to the south by a 
dedicated street that continues SW Lowell Street. Improvements for SW River Parkway, the 

south side of SW Lane, SW Abernethy between 42/45, and the entire width of SW Lowell are to 

be included within the scope of th is Design Review Application. The property to the north 

(Ardea) is a high -rise residential building, the properties across SW Bond to the west are 

midrise apartment buildings, and the property to the south is a surface parking lot adjacent to 
the Old Spagh etti Factory.  

 

The site improvements and architecture are intended to enhance the residential and pedestrian 

fabric of the South Waterfront District by creating inviting, walkable communities with a 

vibrant ground plane emphasizing the ground floor active uses along SW River Parkway, and 

by completing the urban enclosure of the central district. The more pedestrian scale streets 
running east west are treated with a more residential and calm tone to them to build upon the 

current patterns in the district enh ancing the connections to the river.  

 

South Waterfront is a neighborhood in rapid transition. Historically, the location of industrial 

activities, the district was rezoned in 1990 to Central Commercial, to allow a greater variety in 

uses, including residen tial, commercial and institutional, and to take advantage of the areaõs 
unique connection to the Willamette River. In the first decade of the century, several new 

developments were approved and constructed, establishing the area as a destination 

neighborho od. Many development opportunities still remain, and it is imagined that in the near 

future, South Waterfront will be a dense vibrant part of the city.  

 
Zoning : The Central Commercial (CX)  zone is intended to provide for commercial development 

within Portl and's most urban and intense areas. A broad range of uses is allowed to reflect 

Portland's role as a commercial, cultural and governmental center. Development is intended to 

be very intense with high building coverage, large buildings, and buildings placed  close 

together. Development is intended to be pedestrian -oriented with a strong emphasis on a safe 

and attractive streetscape.  
 

The òdó overlay promotes the conservation and enhancement of areas of the City with special 

historic, architectural or cultural  value. New development and exterior modifications to existing 

development are subject to design review. This is achieved through the creation of design 
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districts and applying the Design Overlay Zone as part of community planning projects, 

development of d esign guidelines for each district, and by requiring design review.  In addition, 

design review ensures that certain types of infill development will be compatible with the 
neighborhood and enhance the area.  

 

The Central City Plan District  implements the C entral City Plan and other plans applicable to 

the Central City area. These other plans include the Downtown Plan, the River District Plan, 

the University District Plan, and the Central City Transportation management Plan. The 

Central City plan district im plements portions of these plans by adding code provisions which 
address special circumstances existing in the Central City area. The site is within the South 

Waterfront Sub District of this plan district.  

 

Land Use History:   City records indicate that pri or land use reviews include  

Á LU 06 -107928 LDS.  Approval of preliminary plat for 6 -lot subdivision (not platted)  
Á LU 96 -013362 DZ, GW, AD.  Type III DZM and Greenway Review  

Á LU 92 -009770 (ref file 92 -00651)  

Á LU 91 -008278 (ref file 91 -00023)  

Á LU 88 -005337 (ref file GP 028 -88)  

Á LU 88 -004258 DZ (ref file DZ 118 -88)  

Á LU 08 -116106 DZM. Approval of a new 27 -story residential tower (Block 42) (not 
constructed)  

Á LU 15 -176363 LDS AD.  Type IIx Land Division Review (withdrawn)  

Á EA 15 -137726. Pre -App for 6 -story apartment bui lding on Block 41 (expired)  

Á EA 15 -170829. DAR for 6 -story apartment building on Block 41  

Á EA 16 -201977. Pre -App for the subject Land Use Review  
Á LU 17 -160442. Land Division Review concurrent with this subject Land Use Review.  

Á LU 16 -282375 DZM. Tentative Appr oval for Blocks 41 and 44, two 7 -story mixed -use 

market rate apartment buildings.  

 
Agency Review:   A Notice of proposal in Your Neighborhood  was mailed June 30, 2017 .  The 

following Bureaus have responded with no issue or concerns:  
Á Bureau of Environmental  Services (Exhibit E.1)  

Á Fire Bureau (Exhibit E.2)  

Á Life Safety (Exhibit E.3)  

Á Site Development (Exhibit E.4)  

Á Water Bureau (Exhibit E.5)  

Á Portland Bureau of Transportation (Exhibit E.6)  
Á Portland Parks & Recreation, Urban Forestry (Exhibit E.7)  

 
Neighborhood Re view:   A Notice of Proposal in Your Neighborhood  was mailed on August 11, 

2017 .   One written response has been received from either the Neighborhood Association or 

notified property owners in response to the proposal.  

Á South Portland Neighborhood Associati on, Jim Gardner, Land Use Committee  Chair . Email 
dated  August 16 , 2017. General comments in support of the proposal. (Exhibit F.1)  

 

Procedural History . The subject proposal was heard before one Land Use Review Hearing 

where it was approved on August 31, 20 17. Following, is a summary of milestone dates during 

the Land Use Review process:  
Á December 7, 2016 ð Land Use Review Application  (LUR) submitted.  

Á January 6, 2017 ð LUR Application determined to be incomplete.  

Á May 3, 2017 ð LUR Application 180 -day void no tice sent to Applicant.  

Á June 1, 2017 ð Applicant requests LUR Application be deemed compete and placed on hold.  

Á June 2, 2017 ð LUR Application deemed complete.  

Á July 13, 2017 ð Updated drawings submitted  by Applicant, August 31, 2017 hearing date 
requested . 
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Á July 17, 2017 ð Request for Response initiated, public hearing scheduled.  

Á August 1, 2017 ð Site posted.  

Á August 7, 2017 ð Request for Response completed.  
Á August 11, 2017 ð Public Notice sent.  

Á August 31, 2017 ð LUR Hearing  

 

ZONING CODE APPROVAL CRITERIA  
 

(1) DESIGN REVIEW (33.825)  

 

33.825.010 Purpose  

Design Review ensures:  
Á That development conserves and enhances the recognized special design values of a site or 

area;  

Á The conservation, enhancement, and continued vitality of the identified scenic, 

architectural,  and cultural values of each design district;  

Á That certain types of infill development will be compatible with the neighborhood and 
enhance the area; and  

Á High design quality of public and private projects.  

 

Section 33.825.055 Design Review Approval Criteri a 

A design review application will be approved if the review body finds the applicant to have 

shown that the proposal complies with the design guidelines for the area.  
 

Findings:   The site is designated with a design (d) overlay zone, therefore the propos al 

requires Design Review approval.  Because of the siteõs location, the applicable design 

guidelines are the Central City Fundamental Design Guidelines and the South Waterfront 

Design Guidelines, and the South Waterfront Greenway Design Guidelines for sit es with a 
greenway [g] overlay zone.  

 

Central City Plan Design Goals  

1.  Encourage urban design excellence in the Central City ; 

2.  Integrate urban design and preservation of our heritage into the  development process;  

3.  Enhance the character of the Central Cityõs districts;  
4.  Promote the development of diversity and areas of special character within the Central  City;  

5.  Establish an urban design relationship between the Central Cityõs districts and the Central 

City as a  whole;  

6.  Provide for a pleasant, rich and diverse pede strian experience for pedestrians;  

7.  Provide for the humanization of the Central City through promotion of the arts;  

8.  Assist in creating a 24 -hour Central City which is safe, humane and prosperous;  
9.  Ensure that new development is at a human scale and that it r elates to the scale and 

desired character of its setting and the Central City as a whole.  

 

South Waterfront Design Goals  

The South Waterfront Design Guidelines and the Greenway Design Guidelines for the South 
Waterfront supplement the Central City Fundamen tal Design Guidelines. These two sets of 

guidelines add layers of specificity to the fundamentals, addressing design issues unique to 

South Waterfront and its greenway.  

 

The South Waterfront Design Guidelines apply to all development proposals in South 

Wat erfront within the design overlay zone, identified on zoning maps with the lowercase letter 
òdó. These guidelines primarily focus on the design characteristics of buildings in the area, 

including those along Macadam Avenue, at the western edge, to those fa cing the greenway and 

river.  
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South Waterfront Design Guidelines and Central City Fundamental Design Guidelines  

The Central City Fundamental Design and the South Waterfront Design Guidelines and the 

Greenway Design Guidelines for South Waterfront  focus on four general categories. (A) 
Portland Personality, addresses design issues and elements that reinforce and enhance 

Portlandõs character. (B) Pedestrian Emphasis, addresses design issues and elements that 

contribute to a successful pedestrian environment. (C) Project Design,  addresses specific 

building characteristics and their relationships to the public environment. (D) Special Areas, 

provides design guidelines for the four special areas of the Central City.  

 
Staff has considered all guidelines and has add ressed only those guidelines considered 
applicable to this project.  

 

A1.  Integrate the River.  Orient architectural and landscape elements including, but not 

limited to lobbies, entries, balconies, terraces, and outdoor areas to the Willamette River and 
Greenway. Develop access ways for pedestrians that provide connections to the Willamette 

River and Greenway.  

A1 -1. Develop River Edge Variety.  Vary the footprint and façade plane of buildings that face 

the Willamette River to create a diversity of building f orms and urban spaces adjacent to the 

greenway. Program uses on the ground level of buildings adjacent to the greenway and to 

accessways linking the greenway with the interior of the district that activate and expand the 
public realm. Design the lower stor ies of buildings within the greenway interface to include 

elements that activate uses and add variety and interest to the building facades.  

A1 -2. Incorporate Active Uses Along the River.  Integrate active uses along the greenway to 

encourage continuous use and public òownershipó of the greenway. Program active uses to face 

and connect with the greenway, expand the public realm, and enhance the experience for 
greenway users. Develop active ground floor uses at the intersections of the greenway with 

accessways  to the interior of the district to create stronger connections to and activity along the 

greenway.  

B5.  Make Plazas, Parks and Open Space Successful.  Orient building elements such as main 

entries, lobbies, windows, and balconies to face public parks, plaz as, and open spaces. Where 

provided, integrate water features and/or public art to enhance the public open space. Develop 
locally oriented pocket parks that incorporate amenities for nearby patrons.  

C6.  Develop Transitions between Buildings and Public Spa ces.  Develop transitions between 

private development and public open space. Use site design features such as movement zones, 

landscape elements, gathering places, and seating opportunities to develop transition areas 

where private development directly abut s a dedicated public open space.   
 

Findings for A1, A1 -1, A1 -2, B5 and C6 :  While the subject property is located one block 

away from the river, the building is designed, within its limitations, to take advantage of, 

and acknowledge its proximity to the r iver. Specific measures required by these approval 

criteria have been integrated into the project through the architecture and site 

development and infrastructure. River edge and Greenway open space proximity have 
influenced building massing, orientation a nd design in numerous ways, including the 

following.  

Á The basic building forms create exterior open areas oriented to the river and maximize 

views.  

Á The massing of both buildings erode toward the river to create oblique river views.  
Á Residential units along the north and south sides of both buildings have river -

oriented stoops and balconies with distant views of the river via SW Lowell St, SW 

Abernathy St and SW Lane St.  

Á The SW Lane, Abernethy and Lowell Accessways provide pedestrian access to the 

greenway o ne block east.  

Á Both blocks feature eroded massing components which provide additional views 
toward the greenway.  
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Á Upper level roof decks and interior amenity space provide visual connectivity toward 

the riverõs edge, while creating activity and providing òeyes onó future accessway 

improvements.  
Á All Accessway connections include stormwater swales and river -facing stoops.  

Á Both blocks provide retail at the river side intersections of the east -west accessways 

with SW River Pkwy.  

These guidelines have been met.  

 

A2.  Emphasize Portland Themes.  When provided, integrate Portland -related themes with the 
developmentõs overall design concept. 

 

Findings :  The project celebrates several Portland -related themes including a mixed -use 

development program, vital pedestrian focused streetscape and an emphasis on bicycle 

transportation. Specific measures emphasizing Portland Themes include the following.  
Á The orientation of the ground -level spaces activate all adjacent streets with retail, 

front stoops and landscaping along wit h plazas oriented toward the river.  

Á An active stormwater filtration system expresses the movement of water towards the 

river.   

Á The ground stories along SW Bond St and SW River Parkway are highly active with 

retail uses with spill -out opportunities on the  corners.  
Á The Accessways have residential stoop entries to promote daily exterior activity and 

interaction with the greenway.  

Á Both blocks incorporate stoops, swales, and bridges within the pedestrian realm.  

Á Both blocks provide active ground floor storefro nt and canopies.  

 
 This guideline has been met.  

 

A3.  Respect the Portland Block Structures. Maintain and extend the traditional 200 -foot 

block pattern to preserve the Central Cityõs ratio of open space to built space. Where 

superblocks exist, locate publi c and/or private rights -of-way in a manner that reflects the 200 -
foot block pattern, and include landscaping and seating to enhance the pedestrian 

environment.  

 

Findings:   Both blocks align with the established grid structure of the South Waterfront 

neighb orhood. All building edges come to the lot line in a variety of forms with walk -up 
front entries to individual apartments and glass expanses of retail storefronts. Each of 

these expressions contributes to a strong edge condition and respects the urban 

char acter of the neighborhood while creating opportunities for active pedestrian 

environments within eroded building components.   

 
This guideline has been met.  

 

A4.  Use Unifying Elements.  Integrate unifying elements and/or develop new features that 

help unif y and connect individual buildings and different areas.  

A4 -1 Integrate Ecological Concepts in Site And Development Design.  Incorporate 

ecological concepts as integral components of urban site and development designs.  
A4 -2 Integrate Stormwater Management Sy stems in Development.  Integrate innovative 

stormwater management systems with the overall site and development designs.  

 

Findings for A4, A4 -1 & A4 -2 :  Unique district lighting, street furniture and materials 

will be used to unify the project and the entir e district. The streetcar, aerial tram and 

greenway trails all serve to connect the district with not only the central downtown 
district, but now also the eastside Central City as well with Tillicum Crossing. Block 42 

and 45 will further unify the district  by completing the urban fabric with a podium 
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development typology that meets the lot line, maintains the cohesive pedestrian scale 

established by the surrounding tower podiums and by using unifying materials already 

found in the district ð brick, and meta l and high -density cementitious panel (Cembrit).   
 

The project incorporates a number of ecological and innovative stormwater concepts in its 

approach to site design, including the following.  

Á The Accessway on SW Lane is flanked by bioswales with native lan dscape plantings 

that bring attention to migration of stormwater from the developed site toward the 

river and create an ecological threshold between the public and private realms.  
Á Ground -level unit entrances are accessed via bridges over the swales, integr ating the 

river ecosystem into the residentsõ daily experience. 

Á Both buildings have eco -roofs referencing patterning in river sand.  

Á Both buildings incorporate landscaped amenity decks and courtyards, with eco -roofs 

that retain stormwater, reducing impacts on downstream systems.  
 
These guidelines have been met.  

 

A5.  Enhance, Embellish, and Identify Areas. Enhance an area by reflecting the local 

character within the right -of-way. Embellish an area by integrating elements in new 

development that build on the areaõs character. Identify an areaõs special features or qualities 
by integrating them into new development.  

A5 -1. Consider South Waterfrontõs History and Special Qualities. Consider emphasizing 

and integrating aspects of South Waterfrontõs diverse history in new development proposals. 

When included in the development proposal, integrate works of art and/or water features with 

site and development designs.  
 

Findings for A5 & A5 -1 : An active stormwater filtration system expresses the movement 

of water toward s the river from courtyards to bio -swales along SW Lane, which eventually 

serve to help replenish the river. The boardwalks over the bioswales reference wood dock 

structures that serve to provide connection from the water to land and thus incorporate 

the m aritime/nautical thematic elements into the urban landscape while providing a 
consistent and unifying element with the boardwalks elsewhere in the district.  

 

Specific embellishments referencing the districtõs history and special qualities include the 

follo wing.  

Á Eroded ground -level building components with active spill -out uses oriented to plaza 
and eroded pocket spaces.  

Á The primary building material for both buildings, brick, is a material with a long 

history in the district, once being used to construct the water -front warehouses that 

support the historic industry in the area.  

Á Both buildings orientation and massing take advantage of oblique river -oriented 

views.  
Á Both buildings incorporate unit entry bridges within the landscape to carry a familiar 

theme f rom within the district.  

Á The unique district lighting, street furniture and public way materials will be used to 

unify the project with the unique qualities of the entire district.  

 
These guidelines have been met.  

 

A7.  Establish and Maintain a Sense of U rban Enclosure.  Define public rights -of-way by 

creating and maintaining a sense of urban enclosure.  

 

Findings:   The street frontages of both buildings are designed to the property lines. The 
development will help unify the southern portion of the district to the existing and 

developing central district. Specific measures serving to create a sense of enclosure 
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include the following.  

Á Both buildings develop strong yet varied street frontages on all block faces with an 

urban scale and with variety to create int erest.  
Á Both buildings place their primary massing along SW Bond St with massing erosion 

toward the river to reinforce active and vibrant lateral connections through the 

district.  

Á The buildings coherently define the streetscape in a consistent manner with t he 

district through massing, definition of the building planes, residential stoops, 

canopies, and use of storefront glazing.  
Á Both buildings concentrate retail storefront along SW Bond St and River Parkway and 

at the intersecting streets.  

Á Both buildings cre ate a series of recessed entrances to add texture to the urban 

edges. 

 
This guideline has been met.  

 

A8.  Contribute to a Vibrant Streetscape.  Integrate building setbacks with adjacent 

sidewalks to increase the space for potential public use.  Develop visu al and physical 

connections into buildingsõ active interior spaces from adjacent sidewalks.  Use architectural 

elements such as atriums, grand entries and large ground -level windows to reveal important 
interior spaces and activities.  

B4.  Provide Stopping and Viewing Places.  Provide safe, comfortable places where people can 

stop, view, socialize and rest. Ensure that these places do not conflict with other sidewalk uses.  

C7.  Design Corners that Build Active Intersections.  Use design elements including, but  not 

limited to, varying building heights, changes in façade plane, large windows, awnings, 
canopies, marquees, signs and pedestrian entrances to highlight building corners. Locate 

flexible sidewalk -level retail opportunities at building corners. Locate st airs, elevators, and 

other upper floor building access points toward the middle of the block.   

C8.  Differentiate the Sidewalk -Level of Buildings. Differentiate the sidewalk -level of the 

building from the middle and top by using elements including, but no t limited to, different 

exterior materials, awnings, signs, and large windows.  
C9.  Develop Flexible Sidewalk -Level Spaces.  Develop flexible spaces at the sidewalk -level of 

buildings to accommodate a variety of active uses.  

 

Findings for A8, B4, C7, C8 and  C9:    The design includes numerous elements that 

activate the intersections and streetscape in a manner that differentiates the sidewalk 
level and activates the abutting public realm, including the following.   

Á A strong continuous retail frontage along bo th SW Bond St and SW River Parkway.  

Á Retail floor area fronting eroded ground levels with recessed entries at corners for spill 

out café opportunities.  

Á Corner live -work units fronting SW Lowell St at SW River Pkwy and SW Bond St.  

Á Ground level walk -up stoops  add scale and texture to the streetscape.  
Á Corner retail with spill -out space and mid -block lobbies to activate the street edges.  

Á A rhythm of recesses at plaza, retail and lobby entry locations to provide opportunities 

for pause.  

Á Pocket spaces at the front age of both buildings creating opportunities for stopping 

and viewing.  
Á 16õ ground-story height for bright retail spaces.  

Á Ample pedestrian canopies help define the ground level of the building.  

Á The residential units are slightly lifted from the ground level  to give a sense of 

differentiation.  

Á A distinct storefront window system to help differentiate the street frontage from the 

uses above.  
Á In both buildings the back of house support spaces are deep in the space to allow the 

front of the space to remain flexi ble.  
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At the August 31, 2017 Hearing, the Design Commission found that the presence of 

ground -level residential units on Block 45 and a limited amount of proposed glazing at 

the ground -level live/work units would inhibit visual conn ectivity between inside a nd out, 
thereby compromising  streetscape vibrancy. Therefore, with the following Conditions of 
Approval, these guidelines are met.  

Block 45: All ground level east - (SW River Pkwy) and west -facing (SW Bond St) units shall 
be designated as òlive/workó units. 

Block 45: Transparency at all live/work units shall be 50% minimum storefront glazing . 

 
B1.  Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for 

pedestrian travel where a public right -of-way exists or has existed. Develop and define the 

different zones of a sidewalk: building frontage zone, street furniture zone, movement zone, and 

the curb. Develop pedestrian access routes to supplement the public right -of-way system 

through superblocks or other large blocks.  

B1 -1. Facilit ate Transit Connections.  Orient the main entrances of buildings at streets 
served by public transit to conveniently and directly connect pedestrians with transit services.  

B1 -2. Enhance Accessway Transitions.  Program uses along accessways and at the 

inters ections of accessways and public streets linking the greenway with the interior of the 

district that activate and expand the public realm.  Incorporate private building elements, such 

as entries, patios, balconies, and stoops, along accessways to expand th e public realm from 
building face to building face. Integrate landscape elements within accessway setback areas 

with accessway transportation components to enhance transitions from South Waterfrontõs 

interior to the greenway.  

B2.  Protect the Pedestrian. Protect the pedestrian environment from vehicular movement. 

Develop integrated identification, sign, and sidewalk -oriented night -lighting systems that offer 

safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical 
exhaus t routing systems, and/or service areas in a manner that does not detract from the 

pedestrian environment.   

B3.  Bridge Pedestrian Obstacles. Bridge across barriers and obstacles to pedestrian 

movement by connecting the pedestrian system with innovative, w ell -marked crossings and 

consistent sidewalk designs.  
 

Findings for B1, B1 -1, B1 -2, B2 and B3 :  The proposed work includes extensions of the 

planned streets and pedestrian system as well as a strong pedestrian orientation to all 

adjacent streets. Specific measures that will induce safe, convenient and diverse 

pedestrian activity in the abutting public realm include the following.  

Á All abutting streets, sidewalks and the accessway are designed per SOWA standards. 
The sidewalk pedestrian, furnishing and plant ing zones will be continued from 

adjacent development for seamless circulation. Both projects develop curb extensions 

to shorten pedestrian crossings.  

Á Active uses on all frontages to encourage pedestrian movement throughout the 

development.  
Á Mid -block lobbi es and long -term bicycle parking access to create activity from the 

residents.  

Á Retail and a series of ground level units with porches and canopies.  

Á Parking and loading entrances are co -located on SW Abernathy to maintain more of 

the vehicle -free zone proje ct frontages.  

Á Retail spaces and residential main entrances occur along SW Bond St and River 
Parkway, providing maximum proximity to transit opportunities.  

Á The east -west streets and accessway extend the street grid toward the greenway, 

which enhances acces s to the greenway from transit, and vice versa.  

Á Raised planters, tree wells and spill -out seating at the SW Lane St accessway to 

reinforce the pedestrian realm eastward toward the Greenway.  
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Á Recessed entries to create separation between pedestrian circulati on and entry 

locations.  

 
These guidelines have been met.  

 

B2 -1. Incorporate Outdoor Lighting That Responds to Different Uses. Place and direct 

exterior lighting to ensure that the ground level of the building and associated outdoor spaces 

are well lit at n ight. Integrate exterior lighting so that it does not detract from the uses of 

adjacent areas. When appropriate, integrate specialty lighting within activity nodes at 
interfaces of accessways and the greenway.  

C12.  Integrate Exterior Lighting. Integrate e xterior lighting and its staging or structural 

components with the buildingõs overall design concept. Use exterior lighting to highlight the 

buildingõs architecture, being sensitive to its impacts on the skyline at night.  

 
Findings for B2 & C12 :  The prop osal includes a comprehensive lighting strategy that is 

responsive to specific building uses ð retail and residential uses occur along the ground 

level and the lighting design will help to differentiate the uses.  

Á Retail lighting ð wall sconces and entry c anopy soffit fixtures.  

Á Residential lighting ð down -cast lighting and step lighting at ground -level stoops and 

balcony units.  
Á Both buildings will coordinate required street lighting vis -à-vis SOWA standards.  

Á Amenity deck lighting will be provided at enclos ed and elevated spaces intended to be 

low and non -intrusive.  

Á The SW Lane St Accessway will have lighting poles and bollards consistent with the 

district that maintain illumination of these connections at night.  
 
These guidelines have been met . 

 

B6.  Develo p Weather Protection.  Develop integrated weather protection systems at the 

sidewalk -level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection, and 

sunlight on the pedestrian environment.  
 

Findings:  The residential lobbies, ground -level residential stoops, and most  retail 

entrances and storefronts are protected from the weather with recessed entries and well -

integrated canopies that will mitigate the effects of rain wind, glare, reflection and 

sunlight on the pedestrian environment .  

 
At the August 31, 2017 Hearing, the Design Commission found that insufficient weather 
protection was provided at the Block 45 NE and NW oriented retail storefronts. Therefore, 
with the following Condition of Approval, this guideline has been met.  

Block  45: At the NE and NW corner retail, the face of storefront glazing (east and west faces 
only) shall be at least 2õ to get more overhang/protection at entries.  

 
B7.  Integrate Barrier -Free Design.  Integrate access systems for all people with the buildingõs 

overall design concept.  

 

Findings :  Both buildings will be fully accessible. All exterior and interior public use 

spaces have been designed to be accessible and barrier -free. There are Type A and Type B 
units on the upper floors. Specific measures includ e the following.  

Á The ground level walk -up residential units have an accessible route through an 

interior corridor.  

Á All retail entries will match the adjacent grade and not require steps or lifts.  

Á The street improvements design provides ramps to the green way. (being reviewed as a 

separate scope of work.)   
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This guideline has been met.  

 
C1.  Enhance View Opportunities.  Orient windows, entrances, balconies and other building 

elements to surrounding points of interest and activity. Size and place new buildin gs to protect 

existing views and view corridors. Develop building façades that create visual connections to 

adjacent public spaces.   

 

Findings :  The buildingsõ massing is shaped to maximize views from and between the 
buildings. The upper levels are set bac k on the south and east sides to provide increased 

opportunities to view the river from points westward as well as the open roof decks. 

Specific measures maximizing views include the following.  

Á Open roof decks, and ample glazing and residential unit balcon ies are located to take 

advantage of oblique river views.  
Á Upper level length limitations to allow for views from sites to the west.  

Á Elevated open space that is conceived as combined to maximize views between the 

buildings.  

Á Terracing to maximize river -facin g amenity decks and balconies.  

 
This guideline has been met.  

 

C2.  Promote Quality and Permanence in Development.  Use design principles and building 

materials that promote quality and permanence.  

C4.   Complement the Context of Existing Buildings . Compleme nt the context of existing 

buildings by using and adding to the local design vocabulary.  
C4-1. Develop Complementary Structured Parking. Develop, orient and screen structured 

parking to complement adjacent buildings, reduce automobile/pedestrian conflicts and 

support the pedestrian environment.  

C5.  Design for Coherency. Integrate the different building and design elements including, 

but not limited to, construction materials, roofs, entrances, as well as window, door, sign, and 

lighting systems, to achieve  a coherent composition.  
 

Findings for C2, C4, C4 -1 and C5 : The proposed material palette and building detailing 
promote quality and permanence as follows.  

Á Both buildings have a traditional building form expressing the residential uses within.  

Á The primary cladding material on both buildings is brick, a notably high -quality, 

durable material.  
Á High density fiber cement panels (Cembrit) with integral color (exterior fixed above 

grade) will be utilized at the upper levels as an accent material to reinforce the  

hierarchy of the buildingsõ forms.  

Á The ground level retail spaces will utilize aluminum storefront systems and steel 

canopies.  
Á The residential spaces will have commercial grade vinyl windows and glass balcony 

railings.  

Á The site materials are high quali ty and durable: pavers, metal site furnishings.  

Á The planting materials are primarily native species and will succeed and thrive in the 

local climate.  

Á The on -site stormwater management strategy promotes the continued health of the 
river ecosystem.  

 
The bu ildings are contextually responsive to the local design vocabulary  in the following 

ways.  

Á Continuation of the street grid from the interior district as well as the streetscape 

along SW Bond St and SW River Parkway.  
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Á The buildings are similar in volume to other buildings in the southern portion of the 

district.  

Á The exterior cladding includes materials found elsewhere in the district.  
Á Retail level window patterns are of a similar height, creating continuity with existing 

buildings.  

Á Utilization of a contextu ally germane material palette.  

Á Massing step down and erosion eastward toward the greenway one block east.  

Á Eco-roofs that are designed as one continuous concept that connects the roof planes 

visually.  
 
Structured parking  is well integrated within the buildi ng and supportive of the pedestrian 

system. Specific measures include the following.  

Á The majority of the parking is below grade.  

Á For both buildings, parking at -grade is wrapped by active program.  

Á For both buildings, the parking and loading entrances are s imilar to other river -
adjacent buildings.  

 

The cladding concept employs a limited palette of materials used to emphasize the overall 
building massing and create a cohesive and coherent design vocabulary . The material 

language defines buildings that are res ponsive in scale, proportion, and volume as they 

mediate the urban condition to the west and the greenway and river to the east. Specific 
measures resulting in overall project coherency include the following.  

Á The buildings share a similar material palette , using architectural detail to express 

scale and changes in orientation.  

o Block 42 is primarily clad in dark brick, with a brighter accent material 

articulating massing step -backs.  
o Block 42 uses the two materials to develop specific responses to the two pr imary 

edges to the site, opening up as one moves towards the river.  

o Block 45 is primarily clad in light brick with darker accent material framing 

groupings of windows and unifying similar massing elements.  

o Block 45 uses material changes and significant pla nar shifts to break down the 

overall massing into interlocking elements.  
Á The two buildings develop a strong pedestrian base and are consistent in the way they 

meet the ground.  

Á The massing of both buildings is modulated into well -proportioned volumes sensit ive 

to the human scale at the Greenway.  

 
At the August 31, 2017 Hearing, the Design Commission found that the east and west 

facing projecting balconies on Block 45 detracted from the buildingõs overall design 

coherency . Further, the Design Commission found  that the proposed concrete planters in 

the Block 45 plaza would not be as complimentary to the buildingõs overall design 

coherency  as would be a material more compatible with the working riverfront character 
of the architecture . Therefore, with the follow ing Conditions of Approval, these guidelines 
have been met.  

Block 45: Balconies on east and west elevations shall be Juliette.  

 Block 45:  All plaza planter walls shall be CorTen or similar rusted metal.  

 

C11.   Integrate Roofs and Use Rooftops.  Integrate roof function, shape, surface materials, 

and colors with the buildingõs overall design concept. Size and place rooftop mechanical 
equipment, penthouses, other components, and related screening elements to enhance views of 

the Central Cityõs skyline, as well as views from other buildings or vantage points. Develop 

rooftop terraces, gardens, and associated landscaped areas to be effective stormwater 

management tools.   
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Findings : Both buildings feature extensive green roofs and open roof courts designed to 

continue geometric pattern from one building to the other, for a cohesive, connected 
appearance. Additionally, the massing of both buildings erodes along the river, with 

layered setbacks and vertical terracing creating dynamic and varied rooflines. Specific 

measures creating a well -integrated roofscape include the following.  

Á Rooftop equipment is grouped together to minimize the number of enclosures. 

Equipment locations have been set to minimize visibility and noise, and all equipment 

is screened.  
Á The landscap e design appears draped upon the top of each block thereby visually 

connecting the independent massing forms.  

Á The eroded massing reinforces a varied roof form creating an interesting silhouette 

adding variation to skyline.  

Á Well activated roof decks designe d as extensions of the interior spaces.  
 
These guidelines have been met.  

 

C13.  Integrate Signs.  Integrate signs and their associated structural components with the 

buildingõs overall design concept. Size, place, design, and light signs to not dominate the 

skyline. Signs should have only a minimal presence in the Portland skyline.  
C13 -1. Coordinate District Signs. Consider the development of a master sign  

program that integrates the sign system with the developmentõs overall design. 

 

Findings for C13 & C13 -1 :  No specific signage designs are proposed with this 

application. Potential retail signage and associated accent lighting has been anticipated 
for integration with the canopies. A building signage program will be developed and well 

integrated to complim ent the architectural integrity of the building while also providing 

information and way finding.   
 

(2) MODIFICATION REQUESTS (33.825)  
 

33.825.040 Modifications That Will Better Meet Design Review Requirements:  

The review body may consider modification of sit e-related development standards, including 

the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review 

process.  These modifications are done as part of design review and are not required to go 
through the adjustment proce ss.  Adjustments to use -related development standards (such as 

floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are 

required to go through the adjustment process.  Modifications that are denied through design  

review may be requested as an adjustment through the adjustment process.  The review body 

will approve requested modifications if it finds that the applicant has shown that the following 

approval criteria are met:  
 

A. Better meets design guidelines.   The resulting development will better meet the 

applicable design guidelines; and  

 

B.  Purpose of the standard.   On balance, the proposal will be consistent with the purpose of 
the standard for which a modification is requested.  

 

The following four (4) modificatio ns are requested:  

 

1.  33.266.130.F. Parking Area Layouts  to allow Tandem Parking without an attendant.  

2.  33.266.220 Bicycle Parking Standards  to allow reduced spacing for vertically staggered 
racks.  

3.  33.510.215 Required Building Lines  to allow increased buildin g setback for plaza space.  
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4.  33.130.215 Maximum Building Setback  to allow increased building setback for plaza 

space.  

 
Findings for Modification 1 ð 33.266.130.F.1.a. Parking Area Layouts.  The applicant 

proposes six parking bays in Block 42 as Tandem stalls , in that the front stall does not have 

access to the drive aisle without moving the vehicle behind it adjacent to the aisle. The 

proposal does not include an attendant as required by the standard.  

 
A.  The resulting development will better meet the applicable  design guidelines.  The 

applicant proposes the stacked parking stalls within the at -grade structured parking 

area. In each stacked stall, the front vehicle does not have access to the drive aisle 

without having to move the vehicle behind it. To facilitate efficient space sharing, each 

32õ long stacked parking stall is intended to be leased to residents from the same unit. 

Expanded drive aisle width (26õ-4ó) has been provided to ensure that all vehicles can 

egress in a forward motion. The tandem stall design  allows the proposal to provide its 
required parking in the most efficient use of space. This reduces the area of the surface 

parking and facilitates more active tenant space at the perimeter of the building, 

landscaping, and other exterior pedestrian amen ities. In doing so, this Modification 
better meets  Design Guidelines D4 Parking Areas and Garages; D7 Blending into the 
Neighborhood and D8 Interest, Quality and Composition. This criterion is met.  

 
B.  On Balance, the proposal will be consistent with the purp ose of the standard for which a 

modification is requested. The purpose of the standard promotes vehicle areas which are 

safe and attractive for motorists and pedestrians. The Tandem stalls are for private 

residential use and each pair of stalls is only int ended and practical to be leased òin 

tandemó to the same unit tenants. Consequently, the tenants of that unit and the 

tandem stalls are effectively each otherõs full-time attendants and the use of the stalls is 
not impacted in a substantial manner. The num ber of Tandem stalls is significantly less 

than the 2 -bedroom and 1 -bedroom unit count and so the buildings easily support òin 

tandemó use. Thus, the access and function of the tandem stalls will be handled by the 

assigned tenants and building management, meeting the purpose of the standard to 

provide convenient exit and entry for vehicles.  

 
The project meets the standards in 33.266.140 Stacked Parking Areas Criteria (A) and 

(B). The use and operation of the parking area meets all general regulations of 

33. 266.100 Motor Vehicle Parking and 33.266.140 Stacked Parking Areas. The project 

uses a combination of stacked parking and dedicated vehicle staging that will be open 

and accessible during business hours. The parking will be striped in conformance with 
the layout standards and unattended during business hours, allowing the garage to 

operate as an open lot eliminating the need for remote access garage door operation and 

potential queuing concerns with traffic waiting for garage access.  

 

The project employs a  variety of measures to enhance pedestrian safety at the garage 

entrance including concrete scoring pattern extended through sidewalk to the driveway 
apron, a recessed entry (approximately 2õ), faceted entry portal (reflected in adjacent 

retail and lobby f rontage), furnishing zone concrete scoring differentiation, and motion -

activated cove lighting similar to retail entrances elsewhere on the building.  With these 

design features, this project meets the access exception of 33.266.130.F.1.a.  

 
With these desi gn measures and the operational specifications of the garage, PBOT is 

supportive of this Modification to allow the stacked parking with no attendant present. 
This criterion is met.  

 
Therefore, this Modification merits approval.  
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Findings for Modification 2  ð Bike Parking Space Dimension (33.266.220.C.3.b.)  A space 2 

feet by 6 feet must be provided for each required bicycle parking space, so that a bicycle six 

feet long can be securely held with its frame supported so that the bicycle cannot be pushed or 
fal l in a manner that will damage the wheels or components.  The project proposes staggered 

vertical storage, dimensioned at 18ó x 6õ with a 5õ walk aisle. 

 
A.  Better meets design guidelines. The resulting development will better meet the 

applicable design gu idelines.  

 
Findings: The project includes total long -term bicycle parking spaces in multiple 

dedicated rooms that do not meet the standard spacing requirement of 24ó.  

Accommodating the bicycle parking spaces within a 24ó width module would consume 

considerably more floor area. Relying upon a staggered 18ó wide vertical/wall hanging 

bike rack system is a far more efficient use of space and is identical to the parking 

system conventionally approved in the Central City. The proposed functional and space 
effic ient system better meets design guidelines because it eases programmatic demand 

on active ground -level floor area, thereby allowing more active uses at the street. In 
doing so, this Modification better meets Design Guidelines A8 Contribute to a Vibrant 
Streetscape, C9 Develop Flexible Sidewalk -Level Spaces.   This criterion is met.  

 
B.  Purpose of the standard. On balance, the proposal will be consistent with the purpose 

of the standard for which a modification is requested.  

 

Purpose: These standards ensure that  required bicycle parking is designed so that 

bicycles may be securely locked without undue inconvenience and will be reasonably 

safeguarded from intentional or accidental damage.  

 
Findings: The proposed Bike Rack system is engineered to stagger bikes vert ically to 

allow the handle bars to overlap. This allows the racks to provide the same level of 

service that would be provided by a standard 24ó on center spacing within an 18ó 

space. The staggered clearance between adjacent bikes and allowance for sliding 

hangers eases the hanging and locking of a bike. Additionally the loops, to which the 
bikes are locked, project out of the wall approximately 18ó to further ease hanging and 

locking bikes. A 5õ minimum aisle is still provided behind each bicycle rack. The rack 

system will be located within secure bike storage enclosures below grade with lobby and 

bike lounge access. The bicycle parking system is safe and secure, located in a 

convenient area, and is designed to avoid initial or accidental damage to bicycles,  so the 

proposal is consistent with the purpose statement of the bicycle parking standards.  
This criterion is met.  

 
This Modification therefore warrants approval.  

 

Findings for Modification 3 and 4 ð Required Building Lines (33.510.215) and 33.130.215 
Max imum Building Setbacks.  The building must extend to within 12õ of the street lot line for 

at least 75% of the lot line and follow landscaping standards. All frontages for Blocks 42 and 

45, with the exception of SW Lane St (north side of Block 42) are requi red to meet this 

standard (Map 510 -6). The maximum building setback for the CX zone with a lot line facing a 

transit street or in a pedestrian district is 10 feet. SW Bond St is classified as a Major Transit 

Priority Street and the site lies within the Sou th Waterfront Pedestrian District. As such, the 
following standards apply: Standard 1 ð At least 50% of the length of the ground level street -

facing façade of the building must be within the maximum setback; Standard 2 ð 100% of the 

length of the ground le vel street -facing façade of the building must be within the maximum 

setback. Because the site is in a pedestrian district and the site abuts one transit street and on 

intersecting non -transit street, the following standard must be met: Standard 2 must be m et 
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on the frontage of the transit street and Standard 1 must be met on the intersecting non -

transit street.  

 
Block 45 ð SW Bond Ave and SW River Pkwy . Proposed setbacks are greater than 10õ at SW 

Bond St and SW River Pkwy. The setback varies as the buildi ng footprint moves in and out 

across the east and west frontages.  

Á SW Bond Ave must meet Standard 2: 100% of building façade within maximum setback. 

The proposal provides 61% of the building façade in compliance with the maximum setback 

requirement. The pr oposed setback varies from 22õ6ó to 22õ-9ó between street lot line and 
the faces of the building at the residential lobby and residential units.  

Á SW River Pkwy must meet Standard 1: 50% of building faade within the maximum 10õ 

setback. The proposal provide s 16% of the building faade within the maximum 10õ 

setback. The proposed setback varies from 17õ-3ó at the ground level residential units, 

between 23õ-0ó and 37õ-9ó to retail storefront and the publicly accessible plaza is 157õ deep.  
 

Block 42 ð SW Bond Ave.  Proposed setbacks are than 10õ at the SW Bond Ave faade (west 

façade) at the residential lobby.  

Á SW Bond must meet Standard 2: 100% of building façade within maximum setback. The 

proposal provides 77% of the building façade in compliance with the max imum setback 

requirement. All other facades of Block 42 (non -transit streets) comply by meeting Standard 
1.  

 
A.  Better meets design guidelines. The resulting development will better meet the 

applicable design guidelines.  

 
Findings: Block 45 ground level is  predominantly residential, with ground floor 

residential units that front onto a variety of public right of ways. The added set -backs 

create an inviting pedestrian environment and a buffer zone that avoids the òdark walló 

that is created by units that hav e blinds drawn. The zone between the lot line and the 

building façade will be attractively landscaped with paved patio zones with seating for 

residents and neighbors to interact. At the northeast corner, the setback provides for a 

generous public plaza tha t emphasizes the retail entry and increases exterior activity 
through the ability to have the retail space spill out into the courtyard with tables and 

chairs. This feature is a major pedestrian -friendly amenity to the neighborhood that 

strengthens the nex us of retail activity at the corner. The public plaza allows public 

access into the courtyard and main entry of the building which encourages pedestrian 

movement and connection from the streetcar on SW Bond to the retail and pedestrian 
access streets along  SW River Parkway.  

 
Block 42 west façade, the portion of the façade that does not comply, steps back an 

additional 3õ-8ó from the standards 10õ offset to create a generous covered entry at the 

main lobby of the building which is clad in all glass, reinforc ing a friendly, welcoming 

and active pedestrian environment. This portion of the façade strongly reinforces the 
design concept by not only pulling back the massing but ôliftingõ the stack to reinforce 

the definition of the buildingõs main entry. The majority of the massing of the building 

at this location from (floors 2 -7) step back only 6õ from the property line, visually 

reinforcing a strong street edge along the entirety of the Transit street (SW Bond).  

 

These conditions will better meet the design guide lines by creating a more cohesive 
design that activates the ground plane in a manner supportive of pedestrian 

environment and residential uses. The additional space will provide more pedestrian 

friendly amenities such as seating opportunities, areas for at tractive landscaping that 

helps to address stormwater concerns, and zones for retail spill -out seating. Pulling 

back the ôgasketsõ on Block 45 also helps to highlight the residential entry which helps 
with wayfinding. These moves emphasize the massing of t he building bars being distinct 
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from the connecting masses. This recess has been further emphasized based on 

feedback from Commission in the DAR hearing, which recognized that differentiating 

the building forms by height of the gasket and depth of recess m akes the ôshipõ form 
(design metaphor) of the building more coherent. Therefore, the proposed increased 

setbacks and varied building lines serve to better meet the following approval criteria: 
B5.  Make Plazas, Parks and Open Space Successful; C6.  Develop  Transitions between 
Buildings and Public Spaces; A4 -2 Integrate Stormwater Management Systems in 
Development;  B4.  Provide Stopping and Viewing Places; B1.  Reinforce and Enhance the 
Pedestrian System; C5.  Design for Coherency. This criterion is met.  

 
C.  Purpose of the standard. On balance, the proposal will be consistent with the purpose 

of the standard for which a modification is requested.  

 

Purpose  (33.510.215): Required building lines are intended to enhance the urban 

quality of the Central City plan dis trict.  
 

Purpose  (33.130.215): The required building setbacks promote streetscapes that are 

consistent with the desired character of the different commercial zones. The CN1, CM, 

CS, and CX setbacks promote buildings close to the sidewalk to reinforce a pede strian 

orientation and built Ȥup  streetscape. The setback requirements for areas that abut 
residential zones promote commercial development that will maintain light, air, and the 

potential for privacy for adjacent residential zones. The setback requirements  along 

transit streets and in Pedestrian Districts create an environment that is inviting to 

pedestrians and transit users.  
 

Findings:  The proposed solution addresses the need for active, pedestrian ðoriented 

public outdoor spaces as called for in the purp ose statement. The proposal makes the 

retail corner intersection of SW Abernethy and SW River Parkway more activated with 

pedestrian uses and attractive landscaping with stormwater features. The residential 
lobby spaces are made more attractive and visible  by coinciding with the deeper 

building setback. These spaces will activate the ôfrontsõ of the building, with people 

easily moving in and out and with places to linger while waiting for transit. The 

northeast plaza will be activated by the retailers (side walk caf®õs perhaps), and the 

residents and visitors as they walk to and from their homes. The ground plane is made 

more successful by giving some room for the transition between residences and the 
sidewalk, with the intent of avoiding closed window blinds  that will otherwise be likely 
to occur if placed closer to the sidewalk.  This criterion is met.  

 
This Modification therefore warrants approval.  

 

DEVELOPMENT STANDARD S  
 

Unless specifically required in the approval criteria listed above, this proposal doe s not have to 

meet the development standards in order to be approved during this review process.  The plans 
submitted for a building or zoning permit must demonstrate that all development standards of 

Title 33 can be met, or have received an Adjustment or Modification via a land use review prior 

to the approval of a building or zoning permit.  

 

CONCLUSIONS  
 

The design review process exists to promote the conservation, enhancement, and continued 

vitality of areas of the City with special scenic, architectural , or cultural value.  The applicant 
has responded to the concerns raised by  Bureau of Development Services Staff and  the Design 

Commission , and designed a building that embodies the spirit intended by the applicable 
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design guidelines, and responds well to the natural, cultural and built context. The proposal 

meets, and in some cases exceeds the applicable approval criteria and therefore warrants 

approval.  
 

DESIGN COMMISSION DE CISION  
 
It is the decision of the Design Commission to approve Design Review for  two seven -story 

mixed -use buildings on Blocks 42 and 45 abutting the South Waterfront Greenway in the 

South Waterfront Sub -district of the Central City Plan District.  

 

Approval of the fol lowing Modification requests:  

 
1.  33.266.130.F. Parking Area Layouts  to allow Tandem Parking without an attendant.  

2.  33.266.220 Bicycle Parking Standards  to allow reduced spacing for vertically staggered 

racks.  

3.  33.510.215 Required Building Lines  to allow increased building setback for plaza space.  

4.  33.130.215 Maximum Building Set back  to allow increased building setback for plaza 
space.  

 

Approvals per Exhibits C.1 -C-115 , signed, stamped, and dated September 18, 2017 , subject to 

the following conditions:  

 

A.  As part of the building permit application submittal, the following developmen t-related 
conditions (B ð H) must be noted on each of the 4 required site plans or included as a sheet 

in the numbered set of plans.  The sheet on which this information appears must be 

labeled òZONING COMPLIANCE PAGE - Case File LU 16 -283373  DZM .  All requ irements 

must be graphically represented on the site plan, landscape, or other required plan and 

must be labeled òREQUIRED.ó 

B.  At the time of building permit submittal, a signed Certificate of Compliance form 
(https://www.portlandoregon.gov/bds/article/623658 ) must be submitted to ensure the 

permit plans comply with the Design/Historic Resource Review decision and approved 

exhibits.  

C.  Block 45: All ground level  east -facing  (SW River Pkwy) and we st -facing (SW Bond St) units 

shall be designated as òlive/workó units. 

D.  Block 45: Transparency  at all live/work  units shall  be 50%  minimum storefront glazing . 

E.  Block 45: Balconies on  east and west  elevations shall be  Juliette.  

F.  Block 45: At the NE and NW cor ner retail, the face of storefront glazing ( east and west faces 

only)  shall be at least 2õ to get more overhang/protection at entries.  

G. Block 45: All plaza planter walls shall be CorTen or similar  rusted metal.  

 
H.  No field changes allowed.  

 

================ ==============================  

 

By:  _____________________________________________ 

Julie Livingston , Design Commission Chair  
  

Application Filed:  December 7, 2107  Decision Rendered: August 31, 2017  

https://www.portlandoregon.gov/bds/article/623658
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Decision Filed:  September 1, 2017  Decision Mailed: Septembe r 21 , 2017  

 

About this Decision. This land use decision is not a permit  for development.  Permits may 
be required prior to any work.  Contact the Development Services Center at 503 -823 -7310 for 

information about permits.  

 

Procedural Information.   The appli cation for this land use review was submitted on 

December 7, 2016 , and was determined to be complete on June 2, 2017 . 

 
Zoning Code Section 33.700.080  states that Land Use Review applications are reviewed under 

the regulations in effect at the time the appl ication was submitted, provided that the 

application is complete at the time of submittal, or complete within 180 days.  Therefore this 

application was reviewed against the Zoning Code in effect on December 7, 2016 . 

 
ORS 227.178  states the City must issue a final decision on Land Use Review applications 

within 120 -days of the application being deemed complete.  The 120 -day review period may be 

waived or extended at the request of the applicant.  In this case,  the applicant waived the 120 -

day review period, as stated with Exhibit (Exhibit #  A.2).  The 120 days expire on  June 2, 

2018.  

 

Some of the information contained in this report was provided by the applicant.  
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the 

appl icant to show that the approval criteria are met.  This report is the final decision of the 

Design Commission with input from other City and public agencies.  

 

Conditions of Approval.   This approval may be subject to a number of specific conditions, 
listed above.  Compliance with the applicable conditions of approval must be documented in 

all related permit applications.  Plans and drawings submitted during the permitting process 

must illustrate how applicable conditions of approval are met.  Any project ele ments that are 

specifically required by conditions of approval must be shown on the plans, and labeled as 

such.  

 
These conditions of approval run with the land, unless modified by future land use reviews.  

As used in the conditions, the term òapplicantó includes the applicant for this land use review, 

any person undertaking development pursuant to this land use review, the proprietor of the 

use or development approved by this land use review, and the current owner and future 

owners of the property subject t o this land use review.  
 

Appeal of this decision.   This decision is final unless appealed to City Council, who will hold a 

public hearing.  Appeals must be filed by 4:30 pm on October 5 , 2017  at 1900 SW Fourth Ave.  

Appeals can be filed at the 5 th  floor re ception desk of 1900 SW 4 th  Avenue Monday through 

Friday between 8:00 am and 4:30 pm.  Information and assistance in filing an appeal is 

available from the Bureau of Development Services in the Development Services Center or the 
staff planner on this case.   You may review the file on this case by appointment at, 1900 SW 

Fourth Avenue, Suite 5000, Portland, Oregon 97201.  Please call the file review line at 503 -

823 -7617 for an appointment.  

 

If this decision is appealed, a hearing will be scheduled and you wi ll be notified of the date and 
time of the hearing.  The decision of City Council is final; any further appeal is to the Oregon 

Land Use Board of Appeals (LUBA).  

 

Upon submission of their application, the applicant for this land use review chose to waive t he 

120 -day time frame in which the City must render a decision.  This additional time allows for 

any appeal of this proposal to be held as an evidentiary hearing, one in which new evidence 
can be submitted to City Council.  
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Who can appeal:   You may appeal the decision only if you have written a letter which was 

received before the close of the record at the hearing or if you testified at the hearing, or if you 
are the property owner or applicant.  Appeals must be filed within 14 days of the decision .  An 

appeal fee of $5,000 .00  will be charged.  

 

Neighborhood associations may qualify for a waiver of the appeal fee.  Additional information 

on how to file and the deadline for filing an appeal will be included with the decision.  

Assistance in filing the appeal and information on fee waivers are available from the Bureau of 
Development Services in the Development Services Center, 1900 SW Fourth Ave., First Floor.    

Fee waivers for neighborhood associations require a vote of the authorized body of your 

associatio n.  Please see appeal form for additional information.  

 

Recording the final decision.    
If this Land Use Review is approved the final decision will be recorded with the Multnomah 

County Recorder.  
Á Unless appealed,  the final decision will be recorded after October 6 , 2017  by the Bureau of 

Development Services.  

 

The applicant, builder, or a representative does not need to record the final decision with the 
Multnomah County Recorder.  

 

For further information on your recording documents please call the Bureau of Development 

Services Land Use Services Division at 503 -823 -0625.   

 

Expiration of this approval.   An approval expires three years from the date the final decision 
is rendered unless a building permit has been issued, or the approved activity has begun.  

 

Where a site has received approval for multiple developments, and a building permit is not 

issued for all of the approved development within three years of the date of the final decision, a 

new land use review will be required before a permit will be iss ued for the remaining 
development, subject to the Zoning Code in effect at that time.  

 

Applying for your permits.   A building permit, occupancy permit, or development permit must 

be obtained before carrying out this project.  At the time they apply for a p ermit, permittees 

must demonstrate compliance with:  

Á All conditions imposed here.  
Á All applicable development standards, unless specifically exempted as part of this land use 

review.  

Á All requirements of the building code.  

Á All provisions of the Municipal Code  of the City of Portland, and all other applicable 

ordinances, provisions and regulations of the City.  
    

Jeff  Mitchem  

September 18, 2017  

 

The Bureau of Development Services is committed to providing equal access to 

information and hearings.  Please notif y us no less than five business days prior to the 
event if you need special accommodations. Call 503 -823 -7300 (TTY 503 -823 -6868).  
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EXHIBITS  ð NOT ATTACHED UNLESS INICATED  

 

A. Applicantõs Statement 
1. Narrative  

2. 120 -Waiver  

B.  Zoning Map (attached)  

C. Plan & Drawi ngs 

C.1 SITE SUMMARY COVER  

C.2  DRAWING INDEX  
C.3 SITE AERIAL  

C.4   VICINITY AXON  

C.5   GROUND FLOOR USE  

C.6   SITE PLAN  (attached)  

C.7 BLOCK 42 & 45 SITE MATERIALS PLAN  
C.8 BLOCK 42 & 45 ROOF MATERIALS PLAN  

C.9 BLOCK 42 & 45 SITE PLANTING PLAN  

C.10 BLOCK 42 &  45 ROOF PLANTING PLAN  

C.11 BLOCK 42 COVER  

C.12 RAWING INDEX  

C.13 BL 42 SITE PLAN  
C.14 BL 42 GROUND FLOOR ACCESS  

C.15 BL 42 PARKING PLAN  

C.16 BL 42 GROUND FLOOR  

C.17 BL 42 LEVEL 02  

C.18 BL 42 LEVEL 03  
C.19 BL 42 LEVEL 04 -05  

C.20 BL 42 LEVEL 06  

C.21 BL 42 LEVEL 07  

C.22 BL 42 ROOF PLAN  

C.23 EAST ELEVATION  (attached)  

C.24 SOUTH ELEVATION  
C.25 WEST ELEVATION  (attached)  

C.26 NORTH ELEVATION  

C.27 NORTH COURTYARD ELEVATION  

C.28 EAST COURTYARD ELEVATION  

C.29 SOUTH COURTYARD ELEVATION  
C.30 WEST COURTYARD ELEVATION  

C.31 EAST -WEST SECTION  

C.32 COMPOSITE DETAIL    CD 1 

C.33 COMPOSITE DETAIL    CD 3 

C.34 COMPOSITE DETAIL    CD 4 

C.35 COMPOSITE DETAIL    CD 5 
C.36 COMPOSITE DETAIL    CD 7 

C.37 STANDARD DETAILS    STD 

C.38 MATERIALS / COLORS BRICK PROFILE  

C.39 MATERIALS  / COLORS  

C.40 BLOCK 42  
C.41 BLOCK 42 STREETSCAPE MATERIALS  

C.42 BLOCK 42 STREETSCAPE PLANTING  

C.43 BLOCK 42  

C.44 BLOCK 42 TERRACE MATERIALS  

C.45 BLOCK 42 TERRACE PLANTING  

C.46 BLOCK 42 SITE MATERIALS PLAN  
C.47 BLOCK 42 SITE MATERIALS  

C.48 BLOCK 42 ROOF MA TERIALS PLAN  
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C.49 BLOCK 42 ROOF MATERIALS  

C.50 BLOCK 42 SITE PLANTING PLAN  

C.51 BLOCK 42 SITE PLANTING  
C.52 BLOCK 42 ROOF PLANTING PLAN  

C.53 BLOCK 42 ROOF PLANTING  

C.54 BLOCK 42 SITE SECTIONS  

C.55 BLOCK 42 SITE MATERIALS  

C.56 BLOCK 42 & 45 DETAILS  

C.57 BLO CK 42 & 45 DETAILS  
C.58 BL 42 LIGHTING PLAN  

C.59 CUT SHEETS GARAGE ENTRY DOORS  

C.60 CUT SHEETS MECHANICAL EQUIPMENT  

C.61 CUT SHEETS MECHANICAL EQUIPMENT  

C.62 CUT SHEETS VINYL WINDOWS  
BLOCK 45  

C.63 BLOCK 45 COVER  

C.64 DRAWING INDEX  

C.65 BL 45 - SITE PLAN  

C.66 BL 45 UNDER FLOOR ACCESS  

C.67 BL 45 PARKING PLAN  
C.68 BL 45 GROUND FLOOR  

C.69 BL 45 LEVEL 02  

C.70 BL 45 LEVEL 03 -06  

C.71 BL 45 LEVEL 07  

C.72 BL 45 ROOF PLAN  
C.73 NORTH ELEVATION  

C.74 EAST ELEVATION  (attached)  

C.75 EAST COURTYARD ELEVATION  

C.76 SOUTH ELE VATION  

C.77 WEST ELEVATION  (attached)  

C.78 COURTYARD 1 NORTH ELEVATION  
C.79 COURTYARD 1 SOUTH ELEVATION  

C.80 COURTYARD 2 NORTH ELEVATION  

C.81 COURTYARD 2 SOUTH ELEVATION  

C.82 EAST -WEST SECTION  

C.83 COMPOSITE DETAILS CD -1 
C.84 COMPOSITE DETAILS CD -2 

C.85 CO MPOSITE DETAILS CD -3 

C.86 COMPOSITE DETAILS CD -4 

C.87 COMPOSITE DETAILS CD -6 

C.88 COMPOSITE DETAILS CD -6   

C.89 COMPOSITE DETAILS    CD -TYP 
C.90 MATERIALS AND COLORS  

C.91 BLOCK 45  

C.92 STREETSCAPE MATERIALS  

C.93 STREETSCAPE PLANTING  

C.94 BLOCK 45  
C.95 BLOC K 45 TERRACE MATERIALS  

C.96 BLOCK 45 TERRACE PLANTING  

C.97 BLOCK 45 SITE MATERIALS PLAN  

C.98 BLOCK 45 SITE MATERIALS  

C.99 BLOCK 45 ROOF MATERIALS PLAN  

C.100 BLOCK 45 ROOF MATERIALS  
C.101 BLOCK 45 SITE PLANTING PLAN  

C.102 BLOCK 45 SITE PLANTING  
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C.103 BLOCK 45 ROOF PLANTING PLAN  

C.104 BLOCK 45 ROOF PLANTING  

C.105 BLOCK 45 SITE SECTIONS  
C.106 BLOCK 45 SITE MATERIALS  

C.107 BLOCK 45 ON STRUCTURE SECTIONS  

C.108 BLOCK 45 ON STRUCTURE MATERIALS  

C.109 BLOCK 42 & 45 DETAILS  

C.110 BLOCK 42 & 45 DETAILS  

C.111 BL 45 LIG HTING PLAN  
C.112 BL 45 CUTSHEETS  

C.113 BL 45 CUTSHEETS  

C.114 BL 45 MECHANICAL CUTSHEETS  

C.115 BL 45 STREETSCAPE CUT SHEETS  

D.  Notification information:  
1.  Request for response  

2.  Posting letter sent to applicant  

3.  Notice to be posted  

4.  Applicantõs statement certifying posting  

5.  Mailed notice  

6.  Mailing list  
E.  Agency Responses:   

1.  Bureau of Environmental Services  

2.  Fire Bureau  

3.  Life Safety  

4.  Site Development  
5.  Water Bureau  

6.  Portland Bureau of Transportation  

7.  Portland Parks & Recreation, Urban Forestry  

F. Letters  

1.  South Portland Neighb orhood Association, Land Use Committee. May 16, 2017. General 

comments in support of the proposal.  
G. Other  

1.  Original LUR Application  

2.  Incomplete Letter  

3.  Pre-Application Conference Summary  

4.  180 -Day LUR Application Void Warning Letter  
5.  Applicant Letter Requesting A pplication be 5Deemed Complete  

H.  Post First Hearing  

1.  Staff Report, Land Use Review Hearing, August 31 , 2017  

2.  Staff Presentation, Land Use Review Hearing, August 31 , 2017  

3.  Staff Memo, Land Use Review Hearing, August 31 , 2017  

 



  

 

 



  

 



  

 



  

 



  

 


